HAMPDEN TOWN COUNCIL
HAMPDEN MUNICIPAL BUILDING
AGENDA

MONDAY JULY 15, 2013 7:00 P.M.

EEARARRRERERRE SRR RRERERNERES SRR RE RSN R R R ER RN RERERERER R R R R R R R R RN ERRR R REERE]

* 5:30 pm - Finance & Administration Committee Meeting

A. CONSENT AGENDA

—

. SIGNATURES
2. SECRETARY’'S REPORTS

a. June 3,2013
b. July 1, 2013

w

. COMMUNICATIONS
a. Reeds Brook Middle School DI Team — Thank You
4. REPORTS

a. Infrastructure Committee Minutes — Special Meeting — 7/1/2013
b. Finance & Administration Committee Minutes — 7/1/2013

B. PUBLIC COMMENTS
C. POLICY AGENDA
1. PUBLIC HEARINGS

a. Ordinance Authorizing Conveyance of Land owned by the Town of
- Hampden (Old Hampden Academy Property)

b. Ordinance Authorizing Appropriation and Borrowing of Funds to
Finance Various Sewer Projects through the Issuance of General
Obligation Bonds or Notes of the Town of Hampden which may be
Callable in the Principal Amount not to Exceed $902,050

c. Zoning Ordinance Text Amendment — Article 3.6.2 Interchange District
— to add Single Family Dwelling to the Permitted Uses in the District

NOTE: The Council will take a 5-minute recess at 8:00 pm.
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MONDAY JULY 15, 2013 7:00 P.M.
d. General Assistance Ordinance — Adoption of revised Appendix A to be
effective July 1, 2013 to June 30, 2014; and Adoption of Revised
Appendices B through E to take effect October 1, 2013 to September
30, 2014

2. NOMINATIONS — APPOINTMENTS — ELECTIONS

a. James Feverston — Reappointment to Pool Board — Services
Committee Recommendation

3. UNFINISHED BUSINESS

a. Zoning Ordinance Map Amendment to change the old Hampden
Academy property (Tax Map 36, Lot 76; Map 41, Lot 5; and Map 41,
Lot 4) from Residential B and Residential A Districts to Village
Commercial Il District — Introduction for Public Hearing

b. Zoning Ordinance Text Amendment — Article 4.8.7.5 Signs in the
Village Commercial and Village Commercial Il Districts; and Article
4.8.7.7 Signs in Shopping Centers — Introduction for Public Hearing

c. Zoning Ordinance Text Amendment — Article 3.8.4 Residential B
District Conditional Uses to add bed and breakfast and child care
center as conditional uses; and Article 3.8.6.10 Special District
Regulations by further defining the bed and breakfast regulations —
Introduction for Public Hearing

4. NEW BUSINESS

a. Hampden Water District Trustee Vacancy — Dana Skinner — Term
Expires 12/31/16

b. Use of Marina Reserve Funds — Repair of Town Float
COMMITTEE REPORTS
MANAGER’S REPORT

COUNCILORS’ COMMENTS

@ m m O

ADJOURNMENT
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HAMPDEN MUNICIPAL BUILDING
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Attending:
Mayor Janet Hughes Town Manager Susan Lessard
Councilor Tom Brann Town Attorney Thomas Russell
Councilor David Ryder Town Clerk Denise Hodsdon
Councilor Jean Lawlis Public Safety Director Joe Rogers
Councilor Bill Shakespeare Town Planner Bob Osborne
Councilor Carol Duprey Representatives from Social Service

Agencies

Citizens

The meeting was called to order by Mayor Hughes at 7:08 pm.

A. CONSENT AGENDA - Motion by Councilor Shakespeare, seconded by Councilor
Brann to accept the Consent Agenda. Unanimous vote in favor.

. SIGNATURES

b

2. SECRETARY’S REPORTS

a. May 16, 2013 Budget Meeting
b. May 23, 2013 Budget Meeting

3. COMMUNICATIONS

4. REPORTS

Finance & Administration Committee Minutes - 5/20/2013
Lura Hoit Pool Trustees Minutes — 4/9/13

Bus Ridership Report

Infrastructure Committee Minutes — 5/28/2013

aoop

B. PUBLIC COMMENTS - There were none.
C. POLICY AGENDA

1. PUBLIC HEARINGS

a. Consumer Fireworks Ordinance — Town Planner Bob Osborne
summarized and introduced the Ordinance explaining that it codifies at
a municipal level the State regulations with a few notable exceptions:



Town Council Minutes
June 3, 2013

1) it lays out specific hours for the discharge of consumer fireworks;

2) prohibits discharge on days when the NOAA’s National Weather
Service issues a Red Flag Warning; and 3) gives Public Safety
authority to deal with complaints. Bob reported that the Planning &
Development Committee recommends adoption of the proposed
ordinance.

Mayor Hughes opened the public hearing at 7:18 pm.

Proponents: Sean MacMillan, who owns a fireworks store in Holden
brought examples of several different kinds of consumer fireworks and
cautioned the Council that the Town'’s ordinance should be very
specific in what is allowed and when certain fireworks can be set off
and when they cannot. He noted that there are different grades for
consumer fireworks, some of which are very large and loud and people
would not be happy if someone was setting them off late at night.

Ed Murphy of 12 Perry Road, was co-owner of a large fireworks
company with Rick Briggs. Mr. Briggs was unable to attend the
meeting and sent along his written comments which Mr. Murphy read
into the record, a copy of which is attached and made a part of the
minutes. Mr. Murphy then had his own comments; he pointed out that
the banning of firearms within congested areas of the town does not
prohibit the possession of firearms, just the discharge of the same in
those areas for public safety reasons. He believes that fireworks
should be considered for the same reasons in the same areas. He said
banning the discharge of fireworks tied to certain times of day and year
sounds like a good idea to the layperson, but it won’t work. He said
that those that are intent on discharging consumer fireworks will do so
and it will be extremely hard to catch and prosecute them. Mr. Murphy
is a professional fireworks person trained in safety, knowing the
product and what it can do and he said they never react the same
every time. He said it doesn't take a professional to light the fireworks,
but in a congested area, it may take a professional fireman or
paramedic to fix the problem. As a former firefighter for the Town of
Hampden, Mr. Murphy said he has had his share of mopping up the
scenes following discharge of fireworks that consumed a house. He
said he will not ask that the use or possession be banned in the Town
of Hampden, but it needs to be done safely. He said he would feel
more comfortable if the discharge of fireworks was banned in the same
areas where the discharge of firearms is banned.

No one spoke in opposition and there were no general questions or
comments. The hearing was closed at 7:35 pm.

Councilor Lawlis said she finds it quite telling that three professionals
have concerns about our ordinance so she was inclined to work more
on the ordinance and maybe solicit the involvement of people to help
write it. Mr. Murphy offered to work with the committee.

Councilor Shakespeare said even before these gentlemen spoke, he
had serious reservations with the ordinance after talking with other
Hampden residents. After hearing the comments and warnings from
these two individuals he has even more concern about the hours and
public safety. Motion by Councilor Shakespeare, seconded by
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Public Comments: Draft Consumer Fireworks Ordinance

First, thank you for entering these comments in the public record. Unfortunately
due to prior work commitments | am unable to attend tonight’s meeting.

My name is Rick Briggs, from 79 Kennebec Road. For those who do not know me |
will provide the following information: My past experiences include the
following:

-20 years as a firefighter/EMT, including 10 years as a fire inspector and public
education officer, 15 years as Juvenile fire setter specialist, provided treatment to
victims of fireworks injuries, and fought residential fires caused by fireworks.

-certified by the National Fire Academy in Maryland as a fire prevention specialist

-25 years a state of Maine licensed pyrotechnician, twelve years as president of a
large fireworks company

-BS degree in Education and Associate degree in Fire Science from University of
Me.

-Served 10 years on the town council, including almost 8 years as Mayor

Some would say that these experiences plus many more would make me uniquely
qualified to provide comments regarding this proposed ordinance.

Since | left the town council, some three years ago, this is the first time | have felt
the need to provide public comment. Although, | am an avid watcher of your
meetings on the cable channel, | have remained quiet. During the past few years,
there have many issues and difficult discussions in this room that almost
encourage me to speak. However, this issue is too important to me and too close
to my heart to remain silent.



The ordinance as written does not provide the level of protection needed for our
community. Itis important to remember that consumer fireworks can cause
great injury, kill, and destroy property. In many cases, children are the victim.

Injuries that | know first-hand. In 1999, a device that would now be legal for all
shot into my ankle and leg causing life threatening injuries. Thanks to EMS quick
response and emergency surgery in Portland within 15 minutes of the event, my
leg was saved.

Hampden is no longer a rural community. The community now consists of
subdivisions filled with families with homes in many cases only 100 feet from each
other. The Town council was very wise many years ago to pass a firearms
ordinance to protect its citizens.

The same logic that was applied then should be applied now for fireworks. The
noise, fire danger, and chance for human injury from devices that may travel up
to 300 feet are too great to do anything different. These devices that are now
allowed by the state have no place in urban neighborhoods, such as one like our
Independence Avenue for example.

Many communities have completely banned fireworks use in their community.
While this would be preferred choice. At the very least the following should be
strongly considered for this ordinance.

1.) No fireworks allowed with any area of Hampden where firearms are not
permitted

2.) No fireworks should be permitted on any day other than July 4™ and
December 31%, and the weekends before and after July 4" and
December 31%.



Just last evening, fireworks were being used for over two hours in a dense
neighborhood here in Hampden. The same neighborhood that some 13 years ago
saw a garage burned completely and a home heavily damaged by consumer
fireworks. People forget all too soon, how tragedy can occur so fast.

In addition, | realize this is a consumer fireworks ordinance. However, | would
also urge the council to consider regulating retail and storage sites. The State
regulations do not go far enough to protect our residential community. These
thoughts would include only minor changes to our zoning ordinances to provide

great protection.

Please take this issue seriously. Please do not just rubber stamp something
because of the decision to allow consumer fireworks in Maine. Spend some time,
and draft an ordinance that meets Hampden's needs. People, mostly children,
will thank you for saving them from some very serious injuries.
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Councilor Lawlis to table this, take it back for more consideration and
forethought, and get some professionals involved. Vote was 1 in favor
(Shakespeare); 5 opposed (Ryder, Lawlis, Hughes, Brann, and
Duprey); motion failed.

Councilor Brann said he didn’t think this goes far enough either, but he
would rather see this ordinance adopted than have no ordinance at all.
He pointed out that the Council could adopt it and then amend it later.
Motion by Councilor Brann, seconded by Councilor Ryder to adopt the
ordinance as submitted. Following discussion, vote on the motion was
unanimously in favor.

The ordinance was referred back to the Planning & Development
Committee for further consideration.

2. NOMINATIONS - APPOINTMENTS - ELECTIONS

a. Reminder — SAD #22 Budget Validation Referendum and District

Referendum re Bond for Renovations and Improvements — June
11, 2013 - Town Clerk Denise Hodsdon reminded everyone that the
election is scheduled for Tuesday, June 11 and the polls will be open
from 8:00 am to 8:00 pm.

3. UNFINISHED BUSINESS

a. Public Works Truck Bid Results — Recommendations of

Infrastructure Committee and Finance & Administration
Committee — Councilor Shakespeare reported that both the
Infrastructure Committee and Finance & Administration Committee
have recommended a 3-year lease purchase of a 2013 Ford F-550
from Whited Ford in the amount of $73,239.80. Motion by Councilor
Shakespeare, seconded by Councilor Brann to approve the purchase
of the truck from Whited Ford in the amount of $73,239.80, with
funding to come from the Public Works Equipment Reserve account.
Unanimous vote in favor.

4. NEW BUSINESS

a. 2013/2014 Budget:

1. Social Service Agency Requests

Manager Lessard explained that the budget as proposed does not
include any funding for outside agencies, but that the agencies have
the right to make requests.

Anne Bennett from Hampden Garden Club informed the Council that
the club had requested $600.00;

The Red Cross had submitted a written request for $2,000.00 but there
was no representative present;

Kathy Bernier of Hammond Street Senior Center indicated that their
organization was asking for $35 per member from Hampden for a total
request of $5,530.00;
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F.

Vivian Gresser from Hampden Historical Society said they were
requesting funding in the amount of $1,000.00;

Josephine Cirrinone from Eastern Area Agency on Aging requested
$3,500 on behalf of her agency;

Theresa Cuccinoti of Penquis CAP explained that they were requesting
1.3% of services received by the Town for a total of $7,272.00.

Public Comment: Jeremy Jones of the Partridge Road asked the
Council to remember that we need to live within our means and
shouldn’t use a tax increase as an easy way out. He said there are
many organizations in Hampden that do good work and enhance and
improve our living experience in this town. We can all use our
individual skills by volunteering and helping those organizations with
fundraisers without raising our taxes.

Kristen Hornbrook said she supports all these organizations and
believes that residents should support them also, but on their own.
She said it is not the Town'’s job to spend taxpayers’ dollars to donate
to non-profit organizations.

2. Reserves — No change was made to the proposed total of
$140,000.00, a reduction of $85,000.00 from last year.

3. Revenues - Manager Lessard has projected revenues to be
$3,226,750.00.

4. Budget Review & Introduction for Public Hearing — Councilor
Brann introduced the budget for public hearing on June 171,

COMMITTEE REPORTS

Services Committee — Councilor Lawlis — The next meeting will be at 6:00 pm on
June 107,

Planning & Development Committee — Councilor Brann — The next meeting will be
at 6:00 pm on June 5" with agenda items to include the proposal for the old Hampden
Academy property, proposal for development of the business park, sign ordinance,
marina project, and the TIF program.

Infrastructure Committee — Councilor Shakespeare — The committee met on May
28t and discussed the purchase of the Public Works truck, a proposed Public Works
meal certificate policy, and the process for filling the vacancy on the Hampden Water
District Board.

Finance & Administration — Mayor Hughes — The committee met earlier in the
evening and reviewed the endowment accounts for the Pool and Library and the
enterprise accounts for the Recreation Department and the Skehan Center.

MANAGER’S REPORT - A copy of the Manager’s Report is attached and made a
part of the minutes.

COUNCILORS’ COMMENTS - There were none.

ADJOURNMENT - The meeting was adjourned at 9:58 pm.

E/(Wadiﬂw&%u
Denise Hodsdon
Town Clerk



MANAGER’S REPORT
June 3, 2013

Town Resident Survey — Surveys were distributed on May 24™ and so far we have had several
hundred returned. We encourage residents who have not yet done so to complete and return
their surveys.

Meeting Reminder — A reminder to all that we have scheduled a special Council meeting for
June 24" in order to allow for extra time for the State to determine its budget and for the
Council to reflect on substantive comments made at the Public Hearing to be held on Monday,
June 17", Infrastructure is also that evening and will be held at 5:30 p.m. prior to the meeting.

June 30" Deadline for unpaid Taxes- A reminder to those who have not paid their annual
property taxes that any tax unpaid after June 30, 2013 will be, pursuant to State Law, printed in
the next Town Report covering the 2012/2013 fiscal year.
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Attending:
Mayor Janet Hughes Town Manager Susan Lessard
Councilor Tom Brann Town Attorney Thomas Russell
Councilor David Ryder Town Clerk Denise Hodsdon
Councilor Jean Lawlis Town Planner Bob Osborne
Councilor Bill Shakespeare A Member of the Press
Councilor Carol Duprey Citizens

The meeting was called to order by Mayor Hughes at 7:05 pm.

A CONSENT AGENDA — Motion by Councilor Shakespeare, seconded by Councilor
Lawlis to accept the Consent Agenda. Unanimous vote in favor.

" Y

. SIGNATURES
2. SECRETARY’S REPORTS

a. May 20, 2013
b. June 17, 2013

3. COMMUNICATIONS
a. Nealley’s Corner Store - Victualer’s License Renewal

4. REPORTS
a. Finance & Administration Committee Minutes — 6/17/2013
b. Services Committee Minutes — 6/10/2013
c. Pool Board Minutes — 5/14/2013
d. Infrastructure Committee Minutes — 6/24/2013

PUBLIC COMMENTS - There were none.

C. POLICY AGENDA
1. PUBLIC HEARINGS - There were none.

2. NOMINATIONS — APPOINTMENTS - ELECTIONS - There were none.
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3. UNFINISHED BUSINESS

a.

C.

FY 2014 Town Budget Adoption — Town Manager Lessard noted
that the losses in State revenue will not be as much as anticipated, but
the Town’s share of the school budget did increase by approximately
$89,000 due to the additional $142,000 that was added to the budget
by the voters. She estimates that as a worst-case scenario, the mil
rate will have to increase by 65-cents to accommodate the increase in
the school and county assessments. She reported that the Finance
Committee met earlier and discussed taking funds from the Wage
Study Reserve account to fund cost-of-living increases for all full-time
employees. Motion by Councilor Brann, seconded by Councilor Lawlis
to restore a 1.1% cost-of-living adjustment for all full-time employees
with funding in the amount of $22,000 to come from the Wage Study
Reserve Account. Unanimous vote in favor.

Manager Lessard advised that with this change, the increase in
revenues would offset the increase in expenditures so the net budget
would remain the same at $3,604,190. Motion by Councilor Lawlis,
seconded by Councilor Brann to approve the 2013/2014 net municipal
budget in the amount of $3,604,190.00. Unanimous vote in favor.

Sewer Bond Ordinance - Introduction for Public Hearing —
Councilor Shakespeare introduced this item for public hearing at the
next meeting. Manager Lessard did note that originally this was
intended to be a joint project with the Water District, but due to
favorable construction prices at the present time, the Water District is
moving ahead with their project during this construction season.

Zoning Ordinance Text Amendment - Article 3.6.2 Interchange
District — Introduction for Public Hearing — Councilor Brann
introduced this item for public hearing at the next meeting.

Infrastructure Committee Recommendation for Hampden Water
District Trustee Appointment — Councilor Shakespeare reported that
the Infrastructure Committee had interviewed three candidates for the
vacant Trustee position. He noted that all candidates were well-
qualified and the committee recommended the appointment of Ryan
Francis. Motion by Councilor Shakespeare, seconded by Councilor
Lawlis to appoint Ryan Francis to the Hampden Water District Board of
Trustees. Unanimous vote in favor.

4. NEW BUSINESS

a.

Halpern Subdivision — Acceptance of Open Space — Town Planner
Bob Osborne reported that the Planning & Development Committee
had recommended acceptance of the proposed open space and
pointed out that it does provide connectivity from Western Avenue to

2
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other open space off the Patterson Road. Motion by Councilor Brann,
seconded by Councilor Shakespeare to accept the open space as
shown on the Halpern Subdivision plan. Unanimous vote in favor.

D. COMMITTEE REPORTS
Services Committee — Councilor Lawlis — The next meeting is at 6:00 pm on July 8t
with agenda items to include the rec center and Dorothea Dix Park. The Committee is
soliciting input from local senior citizens as to how they would like to see the rec center
utilized.
Planning & Development Committee - Councilor Brann — The next meeting is on
July 3 and the committee will be continuing with negotiations of the purchase and
sale agreement for the old Hampden Academy property and the proposal for
development of the business park.
Infrastructure Committee — Councilor Shakespeare — The committee met on June
24" and conducted interviews for the vacant Water District Trustee position, discussed
the Public Works Department’s request to purchase a zero turn mower and reviewed
the policy regarding the priority of sidewalk plowing.
Finance Committee — Mayor Hughes — The committee met earlier in the evening and
reviewed the Town’s current reserve accounts.

E. MANAGER’S REPORT — Manager Lessard said she was pleased to report that the
budget finished in the black last year. She noted all valuation numbers are not in yet
and that the mil rate for FY 2014 won’t be set until either the 2 or 3@ week of August.
She also reported that there were less outstanding taxes at the end of this year than
there were last year even though there was a higher total amount to collect this year.

F. COUNCILORS’ COMMENTS
Councilor Lawlis reiterated that she understands why the Town is not funding outside
agencies this year, but next year she will fight a little harder to try to put some of those
back in the budget.
Councilor Brann noted that the Council has accepted another piece of open space
property this evening and asked that the Infrastructure Committee look into mapping
and identifying all Town-owned open space so citizens can identify access points and
enjoy using the properties. He wished that SAD #22 Administration would step up and
respect the wishes of the voters and use the additional $142,000 put in to the budget
for the purpose specified by the voters. He pointed out that the school budget
continues to increase every year and people are just accepting it.
Councilor Shakespeare concurred with Councilor Lawlis regarding outside agencies.
He said this is going to be a tough year and if we can'’t pave roads next year, we will
have to make cuts somewhere.
Mayor Hughes said that questions are being asked of the Council about the school
budget and pointed out that the Council has no control over that budget. She did note
that the Town sent a letter to Superintendent Lyons, Assistant Superintendent Genest
and School Board members but no response has been received to date. She
commented that the Town had been working toward a better relationship with the
School Board and feels it is time to send another letter to them about the need to work
together. She feels it is a good idea to hold joint meetings on a quarterly basis. She
wished everyone a Happy 4" of July and reminded everyone that the Town’s new
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fireworks ordinance goes into effect this week. She noted that use of consumer
fireworks is still legal, but urged everyone to be safe when using them.

ADJOURNMENT - The meeting adjourned at 8:08 pm.

&um JMMUM/

Denise Hodsdon
Town Clerk
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Reeds Brook Middle School, a supportive learning commdnilﬁu
chqllehges all students to achieve individual success.
SRS

June 30, 2013

Dear /L/ ampdy 72 LGV C’“ V] C(,(? ,

’ (Destination ImagiNation Supporter)

Thank-you for supporting the sixth grade students from the Reeds Brook Middle
School Destination ImagiNation Team that competed at the 2013 Di Global Finals
in Knoxville, TN in May. We wholeheartedly thank you, since we couldn’t have
done it without your help!

This letter is provided to acknowledge receipt of your donation in the amount of
$ AUC.CD  to MSAD#22. Should you have any additional questions about
your donation, please contact the MSAD#22 District Central Office at 862-3255.

Thanks again for your great support!

With Sincere Appreciation,

Cora Swalec
DI Team Manager

DI Team Members: Mary Batsie, Kaelan Dinwiddie and Molly Swalec

28A Main Road South, Hampden, ME 04444 + www.sad22.us/tb + Tel. 207-862-3540 + Fax 862-3551

Anita Stewart McCafferty Paul O’Brien Ann Moody Laura Matthews
Principal Assistant Principal Guidance Athletic Director

ACCREDITED BY THE NEW ENGLAND ASSOCIATION OF SCHOOLS



Dear HampdenTown Council,

Thank you for supporting the
Reec%;ls Brook Middle School
Desti#ation Imagination team
On our i rip to Knoxville Tennessee

We pched 40" out of 67 teams YV 0 / /
%\nd had a lot of fun _,
We;F also learned a lot too

[
CPur sincerest thanks!
|
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SPECIAL INFRASTRUCTURE COMMITTEE MEETING
MONDAY, JULY 1, 2013

Attending:
Mayor Janet Hughes Town Manager Susan Lessard
Councilor Jean Lawlis Resident Terry McAvoy
Councilor David Ryder Resident Ryan Francis

Councilor William Shakespeare
Councilor Carol Duprey
Councilor Tom Brann

The meeting was opened at 5:35 p.m. by Chairman Shakespeare.

1. INTERVIEW RYAN FRANCIS — WATER DISTRICT TRUSTEE APPLICANT — The Committee
talked with Mr. Francis about his interest in serving as a trustee and his work
background and how it might benefit the Board of Trustees. Mr. Francis indicated
that he believed his construction/engineering background and ‘down to earth’
approach to issues might be valuable to the Water District as it considers projects
moving forward.

2. DISCUSS RECOMMENDATION FOR WATER DISTRICT TRUSTEE APPOINTMENT
The Committee discussed all three candidates for the position and indicated that
they believed that all three were very strong contenders with great backgrounds. In
making their decision, the Committee considered the current composition of the
Board of Trustees. Motion by Councilor Lawlis, seconded by Councilor Shakespeare
to recommend to the full Council the appointment of Ryan Francis as a Water
District Trustee. Unanimous vote in favor. In supporting the motion, Committee
members stated that they believed the engineering experience of Mr. Francis,
combined with his common sense approach would be valuable to the Board of
Trustees.

The meeting was adjourned at 6:00 p.m.
Respectfully submitted,

Susan Lessard
Town Manager



FINANCE & ADMINISTRATION COMMITTEE MEETING
Monday, July 1, 2013

Attending:
Councilor William Shakespeare Town Manager Susan Lessard
Councilor Tom Brann Resident Terry McAvoy

Mayor Janet Hughes
Councilor Jean Lawlis
Councilor Carol Duprey
Councilor David Ryder

The meeting was opened at 6:05 p.m. by Mayor Hughes.

1. Meeting Minutes
a. June 17, 2013 — Motion by Councilor Shakespeare, seconded by Councilor
Lawlis to approve the minutes as presented. Unanimous vote in favor.

2. Review & Sign Warrants — Committee members reviewed the payment warrants.
Councilor Shakespeare asked questions pertaining to the dental insurance bill from
Met Life and what % was paid by employees and what percentage paid by the Town.
The Manager explained that employees receive a $150/year dental benefit toward
dental insurance with all other costs of the insurance paid by the employee. The
warrants were signed as presented.

3. Old Business
a. Review Reserve Accounts — The Committee discussed the list of reserve

accounts. Several ideas were proposed for changing them including:

1. Combining the Planning Board Development, Planning Board Reserve,
Planning & Commissions and Economic Development Reserves

2. Combining the Boat Reserve with another category — both Police Cruiser
reserve and Communications Reserve were suggested.

After considerable discussion, the Committee requested that the Town

Manger prepare a recommendation sheet for the next meeting that

identifies the stated goals of each account and any recommendations for

consolidation.

4. New Business ~ None
5. Public Comment — Resident Terry McAvoy asked how much the Town paid to Bangor
Savings Bank for management of the reserve funds. The Town Manager said that she

would look this up and distribute the answer to Mr. McAvoy and the Council.

6. Committee Member comments - Committee members discussed the idea of offering
all full time employees the 1.1% cost of living raise by using funds from the Wage



Study Reserve to fund it. No vote was taken on the recommendation but the
consensus of the Committee was that this would be a good use of the funds.

The meeting was adjourned at 6:55 p.m.
Respectfully submitted,

Susan Lessard
Town Manager
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TOWN OF HAMPDEN
ORDINANCE AUTHORIZING CONVEYANCE OF LAND OWNED BY THE TOWN OF HAMPDEN
RECITALS

Whereas, the Town of Hampden owns land and the improvements thereon acquired from
Maine School Administrative District No. 22 by virtue of a deed dated October 5, 2012, recorded in the
Penobscot County Registry of Deeds in Book 12969, Page 195 (hereinafter the “Old Hampden Academy
Parcel”); and

WHEREAS, the Town of Hampden has been negotiating with Historic Hampden Academy, LLC
concerning its acquisition of the Old Hampden Academy Parcel; and

WHEREAS, as part of the negotiations, Historic Hampden Academy, LLC has agreed to lease the
so-called Skehan Center building and associated common areas and parking spaces located on the Old
Hampden Academy Parcel to the Town of Hampden.

NOW, THEREFORE, THE TOWN OF HAMPDEN HEREBY ORDAINS:

1. That the Town of Hampden shall convey the Old Hampden Academy Parcel to Historic
Hampden Academy, LLC in accordance with the terms and conditions of a Purchase and Sale
Agreement to be approved by the Town Council by separate action.

2. That the Town of Hampden shall lease the so-called Skehan Center building located on the
Old Hampden Academy Parcel and associated common areas and parking spaces from
Historic Hampden Academy, LLC in accordance with the terms and conditions of a Purchase
and Sale Agreement and Lease Agreement to be approved by the Town Council by separate
action.

3. That the Town Manager is hereby authorized to execute any and all documents deemed
necessary or appropriate to accomplish the transactions authorized by this Ordinance and
contemplated by the Purchase and Sale Agreement and Lease Agreement to be approved by
the Town Council by separate action(s).

4. That this Ordinance shall become applicable upon the date of adoption by the Town Council.

f"ifél@'&‘i S ntedeed for Publie «%ﬁgf;ﬁmﬂ



AGREEMENT FOR THE PURCHASE AND SALE OF REAL ESTATE

THIS AGREEMENT made as of this day of July, 2013, by and between THE
TOWN OF HAMPDEN, a body corporate and politic, with a mailing address of 106 Western
Avenue, Hampden Maine 04444 ("Seller"), and HISTORIC HAMPDEN ACADEMY, LLC, a
Maine Limited Liability company with an office in Bangor, Maine and a mailing address of 155
Littlefield Avenue, Bangor, ME 04401 (“Buyer”).

WHEREAS, based on recent environmental assessments and engineering studies, it is
understood that the Town of Hampden would incur approximately [ $1.8 ] million in
environmental cleanup and demolition costs if the Old Hampden Academy is demolished at the
Town’s expense, and Buyer wishes to save the Town that cost; and

WHEREAS, Buyer has been formed to acquire and revitalize the Old Hampden Academy
property and to develop businesses that will provide jobs to people in Hampden and/or space for
non-profits and other groups to meet and have events;

WITNESSETH AS FOLLOWS:

1. PREMISES. Seller agrees to sell and Buyer agrees to buy certain lots or
parcels of land situated in Hampden, Penobscot County, State of Maine, bounded and
described as follows (collectively the "Premises"):

Those certain lots or parcels of land, together with the buildings and
improvements thereon, comprising the Old Hampden Academy Property,
so-called, situated in the Town of Hampden, County of Penobscot and
State of Maine, as described in the deed from Maine School Administrative
District No. 22 to the Town of Hampden dated October 5, 2012 and
Recorded in Book 12969, Page 195, Penobscot County Registry of Deeds.

Subject to the “Condition Regarding Maintenance and Repair of Hampden
Academy Bronco Statue and 1843 Building” as set out in said deed, the
obligation of which Buyer agrees to assume upon closing.

The conveyance contemplated hereby shall reserve to Seller a sanitary sewer
easement on the same terms as in the easement given to the Seller by MSAD #22
by instrument dated March 30, 1983, recorded in the Penobscot County Registry
of Deeds in Book 3378, Page 7; provided, however, that the reserved easement
shall specifically allow the construction and maintenance of roads over, along
and/or across said easement area and the piping and related apparatus within said
easement area, so long as the roads do not interfere with Seller’s ability to
maintain and use the manholes and the fee owner underlying the easement area
affected by any such roads is responsible for costs of excavation and repair to that

{R1205450.1 43683-066395 }1



portion of any such roads which lies within five feet of the centerline of the
pipeline.

The Premises to be conveyed contain approximately twenty-two (22) acres in the
aggregate, more or less, and are further identified as Map 36, Lot 76 and Map 41, Lots 004 and
005 on the property tax maps of the Hampden Town Assessor.

2. PURCHASE PRICE. Subject to any adjustments and prorations hereinafter described,
Buyer agrees to pay for the Premises the sum of Sixty Thousand Dollars ($60,000) payable as
follows:

(a) Deposit. The sum of Twenty Thousand Dollars ($20,000) (the "Deposit") is herewith
deposited with Farrell, Rosenblatt & Russell, 61 Main Street, Bangor Maine 04401, Escrow
Agent, to be credited against the purchase price at the closing or disbursed to Seller or to Buyer,
as the case may be, pursuant to the terms of this Agreement.

(b) Cash at Closing. The balance of the purchase price shall be paid as follows:

Forty Thousand Dollars ($40,000) shall be paid by Buyer’s check or attorney trust
account check or wire transfer at the closing.

3. LEASE BACK OF GYMNASIUM. As additional consideration for Seller’s sale of
the Premises, Buyer agrees to lease back to the Seller at a rent of One Dollar ($1.00) per year, the
gymnasium, together with the associated parking, entrance, lobby, front office, and bathrooms, as
specified in, and on the terms and conditions set forth in, the form of lease attached hereto as
Exhibit A and made a part hereof (the “Gymnasium Lease™).

As part of Buyer’s obligations under this Agreement and the Gymnasium Lease, Buyer
agrees to undertake the following repairs and replacements, at Buyer’s sole cost and expense,
within 18 months after the Closing Date:

(a) Inspection and repair any leaks in the gymnasium roof reported in writing by Seller to
Buyer within seven (7) days following the date of Closing;

(b) Installation of an alternative heating system to the existing gymnasium boiler, as the
existing system is believed to be oversized for its intended use, and the Buyer contemplates
installation of an alternative heating system which will be more cost-efficient and reliable to
maintain and operate; and

(c) Separation of utility services for the property leased by Seller under the Gymnasium
Lease from those serving other portions of the Premises.

Buyer further agrees to honor all terms of an existing lease of a portion of the Premises to
Calvary Apostolic Church (the “Church Lease™), but with no obligation to extend or renew the
Church Lease upon expiration of the current term of that lease on December 31, 2013.

4. RIGHT OF ENTRY. Prior to closing, Buyer shall have the right to enter onto the
Premises at all reasonable times upon advance written or telephonic notice to the Seller, with
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men and equipment, for the purpose of conducting necessary surveys, tests, design activities and
marketing activities in connection with the Buyer’s planned redevelopment of the Premises. The
Buyer agrees to immediately repair any damage to the Premises caused in connection therewith,
except that this obligation shall not apply to any portions of the Premises which are not
associated with the lease to Seller if the transactions contemplated by this agreement are
completed as contemplated hereby. Buyer shall defend and indemnify the Seller and Sellers
officers, agents and employees from and against all claims of any person arising from the
Buyer’s exercise of this right of entry, excepting only such claims as may arise from the gross
negligence or intentional acts or omissions of the Seller.

5. TITLE. Seller shall convey the premises to Buyer at the closing in fee simple, by
Municipal Quitclaim Deed with Quitclaim Covenant, with good and marketable title, subject to
the Buyer’s obligations under paragraph 3 above. In the event that Seller is unable to convey
title as aforesaid, Seller shall be given a reasonable period of time, not to exceed sixty (60) days,
in which to remedy any title defects. In the event that said defects cannot be corrected or
remedied within said time period, or in the event that Seller elects not to remedy same, then, at
the election of Buyer, the Deposit shall be returned to Buyer and this Agreement will terminate.
In the alternative, Buyer may, at Buyer's option, elect to close notwithstanding such defects in
title as may exist.

6. CLOSING. The closing of this transaction shall take place on or before August 19,
2013, unless Buyer requests a reasonable extension, not to exceed 60 days, in order to satisfy the
conditions described in paragraph 11 below, at the offices of Rudman Winchell, 84 Harlow
Street, Bangor Maine, or another location agreed upon by the Parties. At the closing, Seller shall
execute and deliver to Buyer, against payment of the balance of the purchase price, a Municipal
Quitclaim Deed to the premises with Quitclaim Covenant in accordance with the Short Form
Deeds Act, 33 M.R.S. § 761 et seq. (the "Deed").

7. POSSESSION. Seller shall deliver possession of the Premises to the Buyer at closing,
free and clear of all occupancies, tenancies or uses by others, excepting only occupancy by the
Town of Hampden and the Calvary Apostolic Church under the Gymnasium Lease and Church
Lease as described in paragraph 3 above. All portable classroom buildings shall be removed
from the Premises by Seller in advance of Closing. Prior to Closing, representatives of Buyer
and Seller shall prepare a mutually agreeable inventory of (i) tangible personal property that shall
remain at the Premises, the title to which shall pass to Buyer at Closing; (ii) tangible personal
property to be retained by Seller and either removed from the Premises or retained and used by
Seller in the space to be leased back by Seller; and (iii) trash, debris and personal property to be
removed from the Premises and properly disposed of by Seller at its cost prior to or within thirty
(30) days following Closing, as agreed by the parties. The foregoing inventory shall be attached
to this Agreement as Exhibit B prior to Closing.

If and to the extent the Seller can do so without breaching legal obligations to third
parties, at Closing copies of all tax letters from the State of Maine or sent to the State of Maine,
and copies of all emails concerning the Premises that are in possession of the Seller, will be
provided to Buyer, including but not limited to correspondence with Beal College and any other
parties expressing interest in establishing a business presence in Hampden.
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8. ADJUSTMENTS, PRORATIONS AND CLOSING COSTS.

(a) There shall be no proration of real estate taxes and assessments, due to the Premises’
current tax-exempt status as municipally-owned property.

(b) The Maine real estate transfer tax shall be paid by Buyer in accordance with 36
M.R.S. § 4641-A.

(c) The recording fee for the deed of conveyance shall be paid for by Buyer.

9. RISK OF LOSS. DAMAGE, DESTRUCTION AND INSURANCE. All risk of loss
to the Premises prior to the Closing shall be on Seller until the Closing.

10. CONDITIONS PRECEDENT TO SELLER'S OBLIGATION TO CLOSE. The
obligation of Seller to close is subject to the adoption and effectiveness of an ordinance by the
Hampden Town Council authorizing the sale of the Premises in accordance with the terms and
conditions of this Agreement.

11. REPRESENTATIONS AND WARRANTIES. Seller and Buyer agree as follows:

(a) AS-IS DEAL. The parties acknowledge and agree that this is an AS-IS, WHERE-IS,
WITH-ALL-FAULTS DEAL with respect to the Premises. Except as expressly provided in this
Agreement, Seller has not made and does not make any representation of any nature as to the
physical condition or operation-of the Premises, as to the accuracy, thoroughness or
completeness of, or the conclusions drawn in, any information provided by Seller to Buyer, or as
to any other matter or thing affecting or related to the Premises including, without limitation, the
presence of hazardous materials or substances, and Buyer expressly acknowledges that no such
other representations have been made by Seller or relied on by Buyer. Seller shall not be liable
or bound in any manner by any expressed or implied warranties, guaranties, promises,
statements, representation, or information pertaining to the Premises made or furnished by any
agent, employee, servant or other person representing or purporting to represent Seller, unless
such warranties, guaranties, promises, statements, representations or information are expressly
and specifically set forth in this Agreement. All representations, warranties, understandings and
agreements heretofore had between the parties hereto are merged in this Agreement, which alone
fully and completely expresses their agreement..

(b) Upon execution of this Purchase and Sale Agreement, Seller will provide to Buyer
copies of any survey plans; architectural or engineering reports and drawings (including all
reports prepared by WBRC); as-built plans and drawings; environmental reports; and title
abstracts, policies or opinions in its possession pertaining to the premises described in paragraph
1 herein above. If and to the extent any such materials cannot be provided to Buyer because
Seller believes them to be owned by those who prepared them, Seller shall provide Buyer with a
specific identification and description of all such materials, and shall cooperate with Buyer to
obtain their release to Buyer.
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12. CONDITIONS PRECEDENT TO BUYER'S OBLIGATION TO CLOSE. The
obligation of Buyer to close is subject to the following conditions unless waived by Buyer:

(a) Buyer's satisfaction in its unilateral discretion with the approach and methodology to
be used by the Town’s tax assessor in assessing the Premises and Buyer’s associated personal
property after the Closing.

(b) Buyer’s satisfaction in its unilateral discretion with the status of such zone changes,
consistent with the Town of Hampden’s Comprehensive Plan, as may be reasonably necessary to
facilitate Buyer’s intended redevelopment of the Premises for possible office space, storage,
medical space, school, church, recreation center, restaurant, hotel, retail or housing use. It is
understood and agreed that this subparagraph does not impose a contractual obligation on the
Town of Hampden to enact any particular zone changes; but the Town agrees to use best efforts
to expedite on an accelerated basis, and in any event prior to Closing such zone changes as may
be requested by the Buyer for this purpose, through the town’s normal zoning amendment
process. Buyer hereby requests that the Premises be rezoned as a business district known as
Village Commercial District I, and the zoning must also allow housing, including senior
housing; schools and educational purposes (recognizing that Hampden Academy is reportedly
the twelfth oldest school in the United States), whether public, private, non-profit or for-profit;
and church uses. Seller acknowledges that a change in applicable zoning to permit the foregoing
uses of the Premises is a material element of Buyer’s willingness to acquire the Premises, and
unless and except to the extent any of these contingencies are waived by Buyer, the Seller shall
refund the Deposit if such zoning changes are not made prior to Closing. The zoning and
applicable land use regulations must allow a road along the boundary adjacent to the cemetery,
with no setback requirement from the boundary line.

(d) All portable classrooms shall be removed from the Premises by Seller prior to
Closing.

(e) Agreement by the parties to the “Inventory” concerning the disposition of tangible
personal property at the Premises to be attached at Exhibit B to this agreement.

(f) Buyer’s satisfaction in its unilateral discretion with the status and substance of any
amendments to sign ordinances desired by Buyer in connection with its plans to use existing
signage and to construct, install, and maintain free-standing or attached signs of suitable size
for visibility from adjacent public ways and indicating Buyer’s (and its tenants) uses of its
property, it being understood that Buyer expects to have multiple businesses using the Premises
and that such businesses will need appropriate signage.

In the event any of the foregoing conditions to Buyer’s obligations are not satisfied prior to
Closing, or waived by Buyer in its sole and absolute discretion, Buyer shall have the right to
terminate this Agreement and receive back the Deposit,

13. DEFAULT; REMEDIES. In the event that Seller defaults in the performance of its
obligations hereunder, other than due to a condition precedent to Seller's obligation to close not
being met, and so long as the default is due to no fault of the Buyer, Buyer shall have all
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remedies available at law and equity, including but not limited to the return by the Escrow Agent
of the Deposit and/or the remedy of specific performance. In the event that Buyer defaults in the
performance of its obligations hereunder, due to no fault of the Seller, Buyer shall forfeit the
Deposit to Seller, which the Escrow Agent shall immediately disburse to Seller, whereupon this
Agreement shall immediately terminate and neither party shall have any further obligations
under or in connection with this Agreement.

14. BROKERAGE. Seller and Buyer each represent and warrant that neither has dealt
with a real estate broker in connection with this transaction. Buyer agrees to indemnify and hold
harmless Seller from any clause made by any broker should Buyer's representation in this
paragraph be false. Seller agrees to indemnify and hold harmless Buyer from any claims made by
any broker should Seller's representation in this paragraph be false. The foregoing indemnities
shall include all legal fees and costs incurred in defense against any such claim.

15. ENVIRONMENTAL MATTERS/RELEASE AND INDEMNITY. Seller has
provided the Buyer with a copy of a Phase II Environmental Site Assessment report and
supplemental report prepared by Credere Associates, LLC dated May 2, 2013. Buyer
acknowledges that other environmental conditions affecting the Premises may exist, in addition
to those matters disclosed and investigated as part of the Phase I and Phase IT Environmental Site
Assessments.

Buyer agrees that it shall be solely responsible for conducting or procuring all additional
inquiries, studies and investigations that may be necessary to determine the presence or absence
of any additional pollutants, contaminants, hazardous substances or wastes upon the Premises
that may affect the suitability of the Premises for Buyer’s intended redevelopment, at Buyer’s
sole cost and expense. Buyer understands that portions of the buildings on the Premises are
totally unusable and contain asbestos and PCBs that could cost hundreds of thousands of dollars
to remediate based on the Seller’s estimates and its environmental and engineering studies.

After the Closing Date, Buyer shall be responsible for all costs and expenses associated
with Buyer’s abatement and remediation of pollutants, contaminants, hazardous substances or
wastes upon the Premises as, when and to the extent necessary for Buyer’s intended
redevelopment.

To the fullest extent permitted by law, Buyer hereby unconditionally and irrevocably
releases and forever discharges Seller from any and all liability or responsibility for claims,
losses and demands, including those arising from personal injury or death, and all consequences
thereof (including any interruption or interference with any business or activities being
conducted on the Premises and any loss of opportunity), whether now known or not, which may
arise from (1) any latent or patent defects, any hidden or concealed conditions, or any subsoil,
groundwater or geological conditions, (2) the condition, structural integrity, operability,
maintenance or repair of any buildings, equipment, furniture, furnishings or improvements, (3)
the presence of any hazardous materials or substances, (4) the compliance of the premises with,
or violation of, any law, statute, ordinance, rule or regulation of any governmental entity,
including, without limitation, applicable zoning ordinances, building and health codes or (5) any
other matter or thing affecting or related to the Premises.
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Provided, however, that the foregoing provisions shall not be construed as an assumption
of any liability or responsibility by Buyer for any claims, losses or demands for which the cause
of action accrued during Seller's ownership or occupancy of the Premises, or during any prior
owner’s ownership or occupancy of the Premises.

Furthermore, this release does not release Seller from any action for contribution or
indemnification should any claim be made by a third party against Buyer, and Buyer has reason
to believe that the Seller has or had a legal responsibility or obligation to the third party relative
to the claim, and likewise Seller shall have the right of contribution or indemnification should
such a claim be made by a third party against Seller, and Seller has reason to believe that Buyer
has or had legal responsibility or obligation for it. In either case, the benefit of such right of
contribution or indemnity covers owners, managers, employees, officers, and elected officials, as
the case may be, of Seller or Buyer.

As examples, only, to clarify the intent of the parties with respect to the foregoing, but
not to limit the generality of the foregoing:

(a) If any agency of any state or federal government requires that Buyer undertake
any environmental remediation with respect to the Premises, Buyer has hereby released and
waived any claims against Seller for contribution or indemnification, even if Seller, or a
predecessor of Seller, and not Buyer, was the sole source of the contamination, and Buyer further
agrees, as between Seller and Buyer, to be solely responsible for the cost of such remediation;

(b) If a non-governmental third party brings a claim against Buyer, or joins Buyer in
a lawsuit against Buyer and Seller, asserting that he was injured or made sick or suffered other
damages as a proximate result of the condition of the Premises while such Premises were owned
by the Seller and/or the Buyer, Buyer may recover an equitable share of contribution or
indemnity from Seller if such injury or sickness or damage was in fact caused by Seller, and
likewise, Seller may recover an equitable share of contribution or indemnity from Buyer if such
injury or sickness or damage was in fact caused by Buyer.

(c) If a non-governmental third party brings a claim against Buyer and/or Seller
asserting that he was injured or made sick as a proximate result of the condition of the Premises
before Seller ever took ownership of the Premises, neither Buyer nor Seller shall have any right
of contribution or indemnity as against the other in the event either or both are joined or
implicated in the lawsuit.

The provisions of this Section 15 shall survive the Closing.

16. MISCELLANEOUS:

(a) Time. Time is of the essence of this Agreement.

(b) Notices. All notices, demands and other communications hereunder shall be in
writing and shall be deemed to have been duly given on the date of service if served personally

{R1205450.1 43683-066395 }7



on the party to whom notice is to be given, or on the first business day after mailing if mailed to
the party to whom notice is to be given by first class mail, postage prepaid, registered or
certified, return receipt requested, addressed as follows:

TO SELLER: Susan Lessard, Town Manager
Town of Hampden
106 Western Avenue
Hampden, Maine 04444

COPY TO:  Thomas A. Russell Esq., Hampden Town Attorney
Farrell, Rosenblatt & Russell
61 Main Street
Bangor Maine 04401

TO BUYER: Historic Hampden Academy, LLC
155 Littlefield Ave.
Bangor, ME 04401
Attn: Jackie Rawcliffe, Chief Financial Officer

COPY TO:  George F. Eaton, Esq.
Rudman Winchell
84 Harlow Street
P.O. Box 1401
Bangor, ME 04402-1401

Either party may change its address for purposes of this subparagraph by giving the other
party notice of the new address in the manner described herein.

(c) Entire Agreement. This Agreement constitutes the entire agreement between Seller
and Buyer and there are no agreements, understandings, warranties or representations between
Buyer and Seller except as set forth herein. This Agreement cannot be amended except by
written instrument executed by Seller and Buyer.

(d) Binding Effect. This Agreement will inure to the benefit of Seller and Buyer and the
respective successors and assigns of Seller and Buyer.

(e) Identical Counterparts. This Agreement may be simultaneously executed in any
number of counterparts, each of which when so executed and delivered shall be deemed an
original, but all of which together shall constitute one and the same instrument.

(f) Construction. As used in this Agreement, the singular number shall include the
plural, the plural the singular, and the use of one gender shall be deemed applicable to all
genders. This Agreement shall be governed by and construed in accordance with the laws of
Maine. If any provision of this Agreement is determined to be unenforceable, it shall not affect
the validity or enforcement of the remaining provisions hereof.
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16. AGREEMENT OF ESCROW AGENT. Escrow Agent by executing this Agreement
agrees to hold the Deposit and disburse it in accordance with the terms of this Agreement.

IN WITNESS WHEREOF, Seller and Buyer have executed this Agreement as of the date
first written above.

WITNNESS SELLER
TOWN OF HAMPDEN

By:

Susan Lessard, Town Manager

BUYER
HISTORIC HAMPDEN ACADEMY, LLC

Name:
Managing Member

ESCROW AGENT

Thomas A. Russell, Esq.
Farrell, Rosenblatt & Russell
61 Main Street

Bangor, Maine 04401
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EXHIBIT A TO AGREEMENT FOR THE PURCHASE AND SALE OF REAL ESTATE

LEASE AGREEMENT
THIS LEASE AGREEMENT (the "Lease") made this  day of , 2013
(“Agreement Date”), by and between HISTORIC HAMPDEN ACADEMY, LLC, a Maine limited
liability company with an office in Bangor, Maine (“Landlord”) and the TOWN OF HAMPDEN, a
municipal corporation located in Penobscot County, Maine with a mailing address of 106 Western
Avenue, Hampden Maine 04444 (“Tenant”),
WITNESSES AS FOLLOWS:

For and in consideration of the mutual promises and covenants contained herein, Landlord and
Tenant agree as follows:

SECTION 1. LEASED PREMISES. Landlord leases and lets to Tenant and Tenant leases and
takes from Landlord, subject to the terms and conditions of this Lease, the land and portion of a
building located in Hampden, Penobscot County, State of Maine, described as follows (“Premises”):

The entrance, lobby, front office, bathrooms and gymnasium space areas of the old Hampden
Academy, as depicted in Exhibit A attached hereto and incorporated herein by reference, being
a portion of the “Old Hampden Academy Property” conveyed by the Town of Hampden to
Historic Hampden Academy, LLC by deed of substantially even date herewith. The leased
Premises do not include any classrooms such as the former band room, the former choir room,
or any other areas outside of the area depicted as the leased Premises on Exhibit A.

The Premises shall also include shared use with the Landlord and other tenants, of a

number of parking spaces located in the areas depicted in Exhibit B; provided however that at
least 100 parking spaces shall be reserved for exclusive use by Landlord, as shown on Exhibit
B, and it is understood that Tenant and its invitees may have to use school parking spaces on
the west side of Route 1A to satisfy some of its parking requirements. Buyer estimates that it
will take several years to lease space and will eventually use up to the 100 reserved parking
spaces as tenants need them.

SECTION 2. TERM. This Lease shall be for a term of five (5) years commencing on the
Occupancy Date and terminating on the day prior to the fifth anniversary of the Occupancy Date.

SECTION 3. OCCUPANCY DATE. For purposes of this Lease, the term “Occupancy
Date” shall mean , the date of execution of this Lease

SECTION 4. TERMINATION, EXTENSION AND RENEWAL. Except as otherwise
specifically provided herein, either Tenant or Landlord shall have the right to terminate this Lease at
any time after the initial five year term of this Lease by giving the other 365 days advance written
notice of such termination. Unless either Landlord or Tenant has given written notice of termination at
least one (1) year prior to a stated termination date or Tenant has given Landlord written notice at least
180 days prior to the expiration of the then current term, this Lease shall continue in force on a year-to-
year basis.
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EXHIBIT A TO AGREEMENT FOR THE PURCHASE AND SALE OF REAL ESTATE

SECTION 5. RENT; TRIPLE NET LEASE. During the term hereof, including year-to-year
extensions as provided in section 4 above, Tenant shall pay to Landlord, in advance, the sum of One
Dollar ($1.00) per year as base rent. In addition to the aforesaid base annual rent, Tenant agrees to pay
as additional rent all such sums as are due and payable by Tenant to or on behalf of Landlord pursuant
to any of the subsequent provisions of this Lease. The failure of Tenant to pay any sums required
hereunder shall be deemed a failure to pay rent. If Landlord is required to pay any amounts due from
the Tenant to third parties for utility service; insurance premiums; cleaning; maintenance; mechanics
lien claims of contractors, suppliers or others performing work for the Tenant; or other third-party
charges due to Tenant’s failure to pay the same, the amount of any such payment by Landlord shall
constitute additional rent due under this Lease. Tenant shall pay to the Landlord the full amount of all
such additional rent within thirty (30) days after the date of the Landlord’s invoice to Tenant for the
same. This Lease is intended as an absolutely triple net lease, and the $1.00 base rent and the
additional rent, and all other sums payable hereunder to or on behalf of Landlord shall be paid by
Tenant without notice or demand, and without set-off, abatement, suspension, deduction, or defense.
Under no circumstances or conditions whether now existing or hereinafter arising, or whether within or
beyond the present contemplation of the parties, shall Landlord or Landlord's successors or assigns be
expected or required to make any payment of any kind whatsoever, or be under any other obligation or
liability hereunder, except as specifically and expressly provided in this Lease. This Lease shall always
be construed in order to effectuate the foregoing declared intent of the parties.

SECTION 6. HOLDOVER RENT. In the event of any hold-over occupancy of the Premises
by Tenant after expiration of the term of this Lease; or continued occupancy of the Premises by the
Tenant after the effective date of any notice of termination given by the Landlord for Tenant’s default
in accordance with Section 26 hereof, in addition to the net additional rent described in this Lease, the
base rent attributable to such hold-over period or continued occupancy by the Tenant shall be calculated
at the rate of Five Thousand Dollars ($5,000.00) per month. Provided further, that neither the
provisions of this section for calculation of base rent during any such hold-over period or continued
occupancy nor Landlord’s acceptance of such holdover rent shall be deemed to create a new tenancy or
constitute consent or permission of the Landlord to such hold-over or continued occupancy; nor to
waive any right or remedy of the Landlord under this Lease or by statute or at common law.

SECTION 7. SECURITY DEPOSIT. No security deposit shall be required as a condition of
this Lease.

SECTION 8. USE OF PREMISES. Tenant shall use the Premises primarily for the purpose of
a community center and public recreation facility of the Town of Hampden, which may include events
that raise funds to offset the Tenant’s costs of renting and operating the leased Premises or of operating
its recreational programs, and for no other purposes whatsoever without prior express written consent
of the Landlord. Any use by Tenant that causes damage to (other than normal wear and tear), or alters
or compromises the current character, functionality and lay-out of the Premises as a gymnasium
comprised of three basketball courts, bleachers, Hampden Broncos logos and related apparatus is
prohibited.

SECTION 9. LICENSES AND PERMITS. Tenant shall obtain and maintain in force, at
Tenant's sole expense, all permits, licenses, inspection reports and approvals required by any
governmental authority for operation of the Premises as a public recreation facility. Tenant shall pay
all applicable license and permit fees which may be imposed upon the Premises or the activities of
Tenant by any governmental authority.
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EXHIBIT A TO AGREEMENT FOR THE PURCHASE AND SALE OF REAL ESTATE

SECTION 10. COMPLIANCE WITH LAWS AND REGULATIONS. Tenant, in its use and
occupancy of the Premises, shall comply with all applicable laws, rules, regulations and ordinances of
all governmental bodies or agencies having jurisdiction over the Premises, including without limitation
all laws, rules, regulations and ordinances concerning handling, storage and disposition of hazardous
wastes; workplace safety and employment; fire and life safety; and State and municipal land use laws,
rules, regulations and ordinances.

SECTION 11. COVENANT OF QUIET ENJOYMENT; PERIODIC USE BY LANDLORD
WITH ADVANCE NOTICE; SIGNS. So long as Tenant is not in default hereunder, Tenant shall have
the peaceful and quiet use and possession of the Premises during the term hereof, subject to the terms
and provisions of this Lease; provided, however, that upon at least one hundred eighty (180) days
advance written notice by Landlord to Tenant, Tenant shall make the Premises available for use by
Landlord for Landlord sponsored events that do not exceed three days (3) days in duration, not to
exceed six (6) events in any calendar year. Prior to issuing such a written notice, Landlord shall
consult with Tenant to coordinate the timing of any such event to minimize disruption of Town’s use of
the Premises. Furthermore, during regular hours in which the Premises is staffed by Tenant, Landlord
and its managers shall have access to and the right to use the Tenant’s gymnasium and related facilities
provided such use does not unreasonably interfere with the Tenant’s scheduled activities and use of
same during that time. Any such use by Landlord shall be at Landlord’s sole risk and Landlord shall be
responsible for obtaining any required licenses, permits or approvals in connection with such events and
activities. Landlord shall be able to use the Premises for any lawful purposes that do not interfere with
Tenant’s resumption of its use at the conclusion of Landlord’s event. Such uses could include, without
limitation, a prom or class reunions for Hampden Academy, fundraisers of any nature. Landlord agrees
to immediately repair any damage to the Premises caused in connection with its use of the Premises,
and to leave the Premises in a good and clean condition after any such use of the Premises.

Tenant acknowledges that its recreation department has always been able to use the gyms at the
McGraw School, Reeds Brook Middle School, and Weatherbee School and that because the tax payers
pay for the schools it is expected the Town’s recreation department will still be allowed to use the gyms
at those schools as it has in the past. The Town is allowed to use those gyms for free to the best of
Landlord’s knowledge. The provisions of this paragraph shall not be construed as a limitation on
Tenant’s use of the Premises.

Landlord reserves the right to use existing signage and, in accordance with applicable zoning and
sign ordinances, as the same may exist from time to time, to construct, install, and maintain free-standing
or attached signs of suitable size for visibility from adjacent public ways and indicating Landlord’s {(and
its other tenants) uses of its property.

SECTION 12. TENANT IMPROVEMENTS, SIGNS, FIXTURES AND EQUIPMENT.
Tenant shall have the right to install all equipment and fixtures reasonably necessary to operate a public
recreational facility on the Premises (“Tenant Fixtures”); provided, however, that Tenant shall not
install any equipment or fixtures, or make any changes or modifications to the Premises that would
materially alter or compromise the current character, functionality and lay-out of the existing
gymnasium comprised of three basketball courts, bleachers and related apparatus. All such Tenant
Fixtures shall remain the personal property of Tenant, and may be removed by Tenant at any time
before expiration of this Lease, provided that any damage to the Premises caused by such removal shall
be promptly repaired by Tenant at Tenant's own expense. No walls shall be constructed or bathrooms
renovated or modified in any way without Landlord’s written permission, which shall not be
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unreasonably withheld. The bleachers shall not be removed under any circumstances. There shall be
no sanding, refinishing, rebranding or painting of the gymnasium floors or any portions thereof without
first receiving the Landlord’s consent in Landlord’s sole discretion.

Tenant must obtain written approval from Landlord as to the design and location of all interior
and exterior signs, which shall not be unreasonably withheld. All signs must comply with all applicable
laws and ordinances, and Tenant shall be responsible for obtaining all necessary permits from
applicable governmental authorities, at Tenant's sole expense. A number of signs, messages, and
Hampden Academy logos are located in the gymnasium and locker room areas. These will not be
removed or painted over, as they are an integral part of the character of the Hampden Academy
gymmasium facility.

Any changes to or modification of the Premises necessary to install permitted Tenant Fixtures,
shall require the advance written permission of Landlord in accordance with section 17 below.

Installation, placement and use of permitted Tenant Fixtures and other personal property of the
Tenant of any kind on the Premises shall be at Tenant's sole risk. Landlord shall not be liable for any
loss or damage to such Tenant Fixtures and other personal property of the Tenant or others arising from
theft, fire, explosion, breakage of water pipes, steam pipes or other pipes, or by any other cause
whatsoever unless resulting from the willful act of Landlord.

SECTION 13. PROPERTY TAXES.

In the event that the Town of Hampden municipal assessor determines that the Premises leased
by Tenant do not qualify for property tax exemption as municipal property pursuant to Title 36 M.R.S.
section 651(1)(D), Tenant agrees to establishment of a separate property tax account for the Premises.

Landlord shall pay, or cause to be paid, before the same become delinquent, all real estate and
personal property taxes, including assessments for local improvements and any and all other
governmental levies or charges of any kind, that are levied upon or assessed against or with respect to
the Premises during the term of this Lease, including extensions. Provided, nevertheless, that Tenant
shall reimburse Landlord for such taxes and assessments promptly and in no event later than thirty (30)
days of receipt from Landlord of invoices therefor.

SECTION 14. UTILITIES; LAWN CARE; SNOW REMOVAL.

Landlord shall, within 18 months after the Occupancy Date, effect a physical separation of
certain utilities (electricity, heating oil, but not sewer and water) serving the Premises from utilities
serving other portions of the Old Hampden Academy property, so as to allow for establishment of
separate accounts and metering of such utilities. Separation of utilities shall be at the Landlord’s sole
cost and expense. Landlord shall pay all utilities to be separated (electricity, heating oil) until such time
as they are separated. With respect to utilities that cannot be separated cost-effectively the Landlord
and Tenant shall endeavor in good faith to reach a reasonable allocation of the expense of such utilities
as between them.

Following Landlord’s separation of utilities, Tenant shall be solely responsible for reimbursing
Landlord for the cost of all utility service to the Premises, including but not limited to gas, steam,
electricity, water, sewer, telephone, telecommunications and internet service. Landlord shall carry and
make payment for any of said utilities in its own name, and Tenant shall reimburse Landlord for the
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same promptly and in no event later than thirty (30) days of receipt from Landlord of invoices therefor.
Tenant will make its own arrangements for delivery of such services and will pay or reimburse
Landlord for all charges for such services.

Tenant shall plow snow from and salt/sand all parking areas and shall mow all lawns on the
entire Old Hampden Academy site (in addition to those on the leased Premises) . Landlord shall
reimburse Tenant $500 per year for such plowing, salting, sanding or mowing activities; provided,
however, that Tenant shall be solely responsible for the cost of all snow removal, shoveling, salting,
sanding, and mowing in the exterior entrance areas and walkways serving the leased Premises or any
parking areas dedicated to Tenant.

Landlord shall in no event be liable for any interruption or failure of utilities or other services on the
Premises unless due to Landlord’s breach of its obligations under this Lease.

SECTION 15. CAPITAL REPAIRS.

Landlord shall, within 18 months after the Occupancy Date, make the following capital repairs
to the Premises, at Landlord’s sole expense:

(a) Inspection and repair of any leaks in the gymnasium roof reported in writing by Tenant to
Landlord not later than the 7" day following the commencement of this Lease (the repair of any leaks
not so identified, being Tenant’s responsibility); and

(b) Installation of an alternative heating system to the existing gymnasium boiler, as the
existing system is believed to be oversized for its intended use. Landlord contemplates installation of an
alternative heating system which will be more cost-efficient and reliable to maintain and operate, and
Landlord will leave the old existing boiler in place as it is still operating and appears to be in reasonable
condition. Landlord may have to use existing space within the leased Premises (subject to prior
approval from the Tenant) or build an additional building to house all or a portion of the new system,
and as this may cost $200,000 to $300,000 to do so, it will take time to bid out.

Tenant shall be responsible for the cost of any other capital repairs to the Premises (but not
including to the existing boiler or related appurtenances) that become necessary during the term of this
Lease, but unless Landlord’s facility manager in collaboration with Tenant’s representatives agree
otherwise, Landlord shall contract for, manage, oversee and control the construction of such capital
repairs. Landlord shall pay for the repairs and invoice Tenant for reimbursement by Tenant within
thirty (30) days of the date of Landlord’s invoice. With respect to any such capital repair or
combination of related capital repairs undertaken as a single project, which have an estimated cost in
excess of $10,000.00 and an estimated life of at least three years (hereinafter a “Reimbursable Capital
Project”), the Landlord and Tenant shall, prior to undertaking such a project, agree in writing to the
anticipated useful life following completion of such project, and upon completion of such project agree
to the final cost of the same.

Notwithstanding anything else to the contrary set forth in this Lease, in the event Tenant is
unable to, or elects not to incur the cost of, a capital repair or repairs estimated to exceed $10,000.00,
Tenant shall have the right, upon ninety (90) days advance written notice to Landlord, to terminate this
Lease and vacate the Premises.
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In the event either Landlord or Tenant exercises its right to terminate this Lease upon 365 days
advance written notice to the other in accordance with section 4 above or in accordance with the
foregoing paragraph, the parties shall pro-rate on a straight-line basis the cost of each completed
Reimbursable Capital Project for which the agreed useful life will not as of the termination date have
expired, and for each such project having a remaining useful life of at least one year, the Landlord shall
pay the Tenant an amount attributable to the unexpired portion of the life of the project following the
termination date of this Lease.

SECTION 16. REPAIRS AND MAINTENANCE.

Tenant shall, at Tenant's sole cost and expense, regularly clean and maintain the Premises in at
least as good condition and repair (reasonable wear and tear excepted) as they are on the Occupancy
Date. Tenant shall not permit the Premises to be damaged, stripped or defaced, or suffer any waste.
Tenant's duty to maintain and repair the Premises includes, without limitation, all mechanical; heating
(but not including to the existing boiler or related appurtenances) , ventilation, air handling and air
conditioning; plumbing and electrical components; and all structural and nonstructural interior and
exterior portions of the Premises whether constructed or installed by Landlord or by Tenant. If the cost
of any repair exceeds $10,000, it shall be governed by the provisions of Section 15 related to capital
repairs that exceed $10,000. Tenant shall maintain all exterior elements of the Premises and keep all
parking areas, walks, and other exterior areas within the Premises in good repair and reasonably free of
snow and ice. Tenant shall keep the Premises and associated exterior areas, including parking areas,
swept clean, and Tenant shall regularly clean up any litter, trash, cigarette butts, graffiti, and other
trash and debris in said areas. Tenant shall keep the gymnasium floor and all locker rooms in like
condition. The Landlord shall take photographs and videos of the entire leased Premises to document
the condition of the leased Premises at or near the inception of this Lease and shall provide a copy
thereof to Tenant.

All alterations or repairs required by public authorities, including the Town of Hampden acting
in its governmental capacity, with respect to Tenant's use of the Premises shall be made by Tenant at
Tenant's expense after obtaining Landlord’s approval of the design and specifications of such alterations
or repairs, which approval shall not be unreasonably withheld.

If repairs to the Premises are required under the terms of this Lease, and if Tenant fails to
commence such repairs and complete the same with reasonable dispatch after notice from Landlord,
Landlord may (but shall not be required to) make or cause such repairs to be made and shall not be
responsible to Tenant for any loss or damage that may accrue to Tenant by reason thereof. All costs
and expenses incurred by Landlord in making any such repairs shall be considered additional rent and
shall be payable to Landlord upon demand.

SECTION 17. ALTERATIONS. Except as provided in section 12 above, Tenant shall not
make any alterations or material changes to the Premises or any part thereof, without first obtaining
Landlord's written approval, in Landlord’s sole discretion. All work done on the Premises shall meet
the following requirements:

The work will not adversely affect the structural strength or integrity of the Premises;
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No inspirational signs will be removed from any areas of the leased Premises; the Bronco logo
will not be removed from the gymnasium floor; all signs that say “Hampden Academy” and/or
“Hampden Broncos” shall remain in place; and subject to the terms hereof, the gymnasium floor shall
be well-maintained;

All remodeling shall be done in full conformity with plans and specifications approved in
writing by Landlord, which approval shall be in Landlord’s unilateral discretion;

All improvements and alterations made by Tenant shall immediately become the property of
Landlord and shall remain on the Premises unless mutually agreed in writing to the contrary;

All work shall be done in a good and first-class workmanlike manner;

Tenant shall abide by all applicable laws, ordinances, regulations, and insurance requirements
and shall indemnify and hold Landlord harmless from any loss, cost, or expense arising from failure to
comply with such requirements;

Tenant shall not permit any mechanics liens, or similar liens, to remain upon the Premises in
connection with any work performed or claimed to have been performed at the direction of Tenant and
shall cause any such lien to be released of record forthwith, through the filing of a bond or otherwise,
without cost to Landlord, the failure to do so being an automatic default by Tenant under this Lease.

SECTION 18. INDEMNIFICATION; INSURANCE.

As used in this Section 18, “Tenant Premises” means the leased Premises on Exhibit A.
“Landlord Area” means the portions of the land and the building of the old Hampden Academy other
than the Tenant Premises, and other than the shared areas described in Exhibit B. The “Shared Area”
means the Premises depicted in Exhibit B.

Tenant Duty To Indemnify. Tenant agrees to defend, indemnify and save Landlord and
Landlord’s managers, members, directors, officers, employees and agents fully and completely
harmless from and against any all claims of whatever nature arising from any act, omission, or
negligence occurring in Tenant Premises, or occurring in Shared Area, if such act, omission, or
negligence occurring in Shared Area would not have occurred, but for an activity or event of Tenant in
Tenant Premises.

Landlord Duty To Indemnify. Landlord agrees to defend, indemnify and save Tenant and
Tenant’s municipal officers, employees and agents fully and completely harmless from and against any
all claims of whatever nature arising from any act, omission, or negligence occurring in (i) the
Landlord Area, (ii) the Tenant Premises but only if Landlord was on that occasion making use of what
is otherwise Tenant Area, or (iii) the Shared Area, if such act, omission, or negligence occurring in
Shared Area would not have occurred, but for an activity or event of Landlord in Landlord Area or in
Tenant Area, if Landlord was on that occasion making use of what is otherwise Tenant Area.

No Duty To Indemnify. If a claim arises from any act, omission, or negligence occurring in
Shared Area, but such act, omission, or negligence is not traceable or attributable to any activity or
event of either Tenant or Landlord, neither Landlord nor Tenant shall have a duty under this Lease to
defend, indemnify, or save harmless the other. Furthermore, if a claim described above arises from
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any intentional, wrongful act of Landlord (or one or more of its agents), or Tenant (or one or more of
its agents), then Landlord, or Tenant, as the case may be, shall not be entitled to a defense and
indemnity by the other as a result of the claim.

Scope of Indemnity. The foregoing duty to indemnify and hold harmless, as applied to
Landlord or to Tenant, as the case may be, shall include indemnity against all costs, expenses, and
liabilities of any kind whatsoever, including reasonable legal fees, paralegal fees, and expert fees,
incurred in or in connection with any such claim or proceeding brought thereon, and in defense thereof.

Limited Waiver of Workers’ Compensation Immunity. Each party’s indemnification
obligations under this section shall extend to and include all claims, demands, suits and actions filed by
or on behalf of any employee of the party or such employee’s estate, for personal injury or death
sustained on the Premises. For this limited purpose only, each party hereby waives its immunity from
suit and judgment under the Maine Workers’ Compensation Act, title 39-A MRSA section 101 ef seq.,
or other provisions of law. Each party’s waiver hereunder shall not be construed t